
City of 

Bellevue                               MEMORANDUM 
 
 

DATE: October 18, 2013 

  
TO: Chair Tebelius and the Planning Commission 

  
FROM: Paul Inghram AICP, Comprehensive Planning Manager 452-4070 

pinghram@bellevuewa.gov 

Nicholas Matz AICP, Senior Planner 452-5371 

nmatz@bellevuewa.gov 

 

SUBJECT: 2014 Comprehensive Plan Update - Subarea Plan Updates 
 

With the establishment of the work program for the 2014 Comprehensive Plan update the City Council 

identified a need to define a process to update Bellevue’s subarea plans and the subarea boundaries.  

Council also directed review of two specific subarea boundary requests.  This background 

memorandum provides the Planning Commission with information about the subarea plans and 

boundaries.  The city will conduct outreach with the community on this issue and will return to discuss 

this in greater depth with the Planning Commission at a future meeting. 

 

Bellevue is composed of 14 distinctive subareas, each with its own character and development. 

Attachment 1 provides background information about what are subarea plans, the value of the subarea 

plans, and the process to update both the plans and the subarea boundaries. 

 

The City Council acknowledged that developing a subarea update approach is an important 

consideration in the 2014 Comprehensive Plan update. The Council also affirmed that community 

engagement during the update will be a key opportunity to ask neighborhoods about their subarea 

plans and whether they feel changes are needed.  Council noted that the actual work and community 

process to update the individual subarea plans would require additional time and resources that would 

stretch beyond the 2014 Comprehensive Plan work program. With this in mind, the City Council 

directed that subarea plans be updated starting in 2015, based on an initial screening and with 

extensive community input to determine the prioritization of those updates.   

 

Individual subarea plan scoping requests  

At its June 13, 2013, study session the City Council directed including two related scoping requests in 

the 2014 update work program: review of the southern boundary of the Downtown Subarea and 

reconsideration of the Crossroads/Bel-Red triangle at 156
th

 Avenue NE and NE 24
th

 Street. 

 

Southern boundary of the Downtown Subarea 

 

The Downtown Subarea boundary along its southern edge extends from 100
th

 Avenue east to 112
th

 

Avenue. Property owners in the area request a review of the Comprehensive Plan boundary to 

determine if some logical adjustments should be made, including addressing four properties currently 

split by the boundary.  PCD staff is researching the history and chronology of the boundary to find out 

how it came to be where it is today.   

 

mailto:pinghram@bellevuewa.gov
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156
th

 Avenue NE/NE 24
th

 Triangle 

 

This portion of the BelRed Subarea—bounded by 156
th

 Ave NE, NE 24
th

, Bel-Red Rd, and Northup—

was changed from the Crossroads Subarea to BelRed at the time of the BelRed Subarea Plan adoption 

in 2009 after a multi-year planning effort.  Residents in the adjacent Crossroads and Sherwood Forest 

subareas request that the area be changed back to the Crossroads Subarea and that the zoning be 

restored that in existence before the BelRed planning effort.  In their request residents note relocation 

of the Overlake Village light rail station further to the north makes the triangle area less accessible and 

no longer appropriate for BelRed intensities.  They also expressed concern for the heights and shape of 

development that may occur in the area.   

 

While community concerns about height, scale and neighborhood compatibility were looked at during 

the BelRed planning process, the Comprehensive Plan update is an opportunity to reconsider the 

community’s concerns and subarea plan boundaries.  Complicating the issue is that the city approved 

in August 2013 a Master Development Plan and Design Review for residential development at the 

former Angelo’s Nursery site. This 452-unit project is under construction.  

 

Attachments 

1. Bellevue Subarea Plan Updates issue paper 

2. Subarea Plans status chart  

3. Map of neighborhood areas  

4. Map of Downtown Subarea southern boundary area 

5. Map of 156
th

 Ave NE/NE 24
th

 triangle area 
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Bellevue Subarea Plan Updates 

 

The Comprehensive Plan includes 14 subarea plans, which provide direction for smaller 

geographic areas of the City. The subarea plans were developed over many years with extensive 

community participation, and today are in various conditions.  Some, like the Downtown 

Subarea Plan and the Bel-Red Subarea Plan, have been updated in recent years and are in 

relatively good shape.  Others have not been updated for over a decade and have major gaps in 

coverage and/or they have policies that are no longer relevant.   

 

What is included in a subarea plan? 

Subarea plans include descriptive text setting forth a brief history and character of a subarea, 

sometimes a Vision statement, and then geographic-specific policies that cover some 

combination of Land Use, Urban Design, Housing, Environment, Parks and Open Space, and 

Transportation.  All subarea plans include a map of Comprehensive Plan land use designations 

for the subarea, a key feature given that GMA requires zoning to be consistent with the 

Comprehensive Plan.  Recent subarea plans have also included lists of transportation and other 

capital projects that link subarea planning to the city’s long-range capital needs. 

 

How are the subarea plans used? 

Subarea plans are used in a variety of ways: 

 

 Comprehensive Plan Amendments  

The final decision criteria for Comprehensive Plan amendments, as set forth in the Land Use 

Code, require a finding that the proposed amendment is consistent with the Comprehensive 

Plan.  As part of the overall Comprehensive Plan, subarea policies are part of this analysis. 

 

 Land Use Approvals 

The decision criteria for many types of land use approvals, such as rezones, conditional use 

permits, and planned unit developments, require a finding of consistency with the 

Comprehensive Plan.  Subarea plans are part of this analysis, and are often used to evaluate 

projects and make a judgment as to whether a project is compatible. 

 

 Capital Investment  

Some of the subarea plans include specific direction on public infrastructure.  This is 

particularly the case for newer plans like BelRed that have integrated public facilities with 

other facets of subarea planning.  In these cases, the subarea plans provide input into 

decisions on capital investment. 
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What is the value of subarea plans? 

While subarea plans are an optional Comprehensive Plan element under GMA, they are 

commonly included in jurisdictions’ comprehensive plans, and have been part of Bellevue’s 

planning regime since well before GMA.  Subarea plans must be consistent with the overall 

Comprehensive Plan, but they can address elements that are unique to different neighborhoods 

within the city.  They add value by portraying the character and vision for different areas, 

creating policy direction relevant to specific needs of each area, focusing the Land Use Map for 

each area, and in some cases integrating the City’s planned capital facilities with other subarea 

policy direction.  Downtown and Bridle Trails are two examples of very different areas that have 

benefited from area-specific policy direction of their respective subarea plans. 

 

What are some of the issues with our existing subarea plans? 

Some years ago, the City ceased the practice of periodically updating subarea plans on a regular 

schedule.  At the time, this was a deliberate decision to focus limited resources on strategic 

issues that were most critical to address, rather than simply updating whichever plan was next in 

rotation.  Today a number of the plans are significantly out of date.  They have not evolved with 

changes in demographics, the market, the maturation of neighborhoods, and newer issues that are 

of interest to neighborhoods.   

 

A second issue is that existing subarea plans show a wide variation in the format and approach to 

policies, and some may be over-reaching for a policy document.  Some policies are written as 

“quasi-code,” creating detailed requirements that only apply in a very specific instance.  This 

creates a lack of clarity on matters covered by the Land Use Code, may put the City at risk of 

“spot zoning” through plans, and departs from the premise that policies in subarea plans provide 

policy-level guidance and not regulatory standards. 

 

Third, the subarea boundaries have not been updated in many years, and in some instances no 

longer reflect the neighborhood geographies recognized by Bellevue residents.  For example, 

many residents of Somerset might be surprised to discover they are part of our current “Factoria” 

Subarea, and residents of the recent Eastgate annexation are part of our “Newcastle” Subarea.  

Since the area character and vision are important elements of an effective subarea plan, it may be 

overdue to re-calibrate these subarea boundaries to be ones recognized by and meaningful to area 

residents. 

 

How have the plans been updated in the past, and what is the current procedure? 

At one time the City conducted a regular program of periodic updates to subarea plans, based on 

a rotating schedule to ensure that all plans would remain reasonably current.  The practice at that 

time was to form a citizens advisory committee for each subarea and work with staff over a 

period of 18 to 24 months to craft each update.  
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That approach was later abandoned and replaced by opening up subareas only to respond to 

significant major issues.  Even then the geographic focus has not necessarily been aligned with 

subarea boundaries.  The Bel-Red Plan for example encompassed parts of multiple subareas, and 

ultimately resulted in a new subarea boundary being carved out to follow the new planning area. 

The recent Eastgate commercial CAC focused on a commercial corridor that includes portions of 

four different subareas. 

 

The current Land Use Code is consistent with the newer approach, that subareas are reviewed on 

a case-by-case basis when the Council determines a need, per the Code excerpt below: 

 

LUC 20.30I.130.B.3. Subarea Plan Review. The City Council may initiate a review of a 

Subarea Plan in accordance with the procedure specified in subsection B.1 of this section 

when it concludes that the issues arising in a Subarea are of sufficient magnitude and 

complexity to merit review through a Subarea Plan review process. 

Prior to review of a Subarea Plan, the Council shall approve a public involvement 

program that has the goal of effectively and efficiently soliciting a broad spectrum of 

public viewpoints.  

Update Process 

Developing a subarea update approach is an important consideration for the 2014 major 

Comprehensive Plan update. Community engagement during the Comprehensive Plan update 

will be a key opportunity to ask neighborhoods about their subarea plans and whether they feel 

that changes are needed. However, the actual work and community process to update the 

individual subarea plans would require additional time and resources that would stretch beyond 

the 2014 time period, and would not be part of the 2014 Comprehensive Plan work program.   

During the 2014 update, the City will explore options for the update process and propose a 

policy framework to guide future updates. 

 

Revising Subarea Boundaries 

As noted above, in a number of cases the existing subarea boundaries have lost touch with the 

affiliations actually recognized by Bellevue residents.  Comprehensive Planning and 

Neighborhood Outreach staff have worked together to identify boundaries that better reflect 

current neighborhood groupings.  As a starting point, these boundaries build from the Bellevue 

School District elementary school “catchment areas,” in that we’ve found this is a geography 

recognized by many residents, with and without children in the household.  They are further 

refined to reflect  “on the ground” realities, with input from an informal residents’ focus group. 

These boundaries will likely be used in the future for neighborhood programs.  The City Council 

indicated support for realigning subarea plan boundaries consistent with the new neighborhood 

areas map where there would be a strategy to transition to the new boundaries as subarea plans 

are updated. 



 



 Synopsis of Subarea Plans – Status Attachment 2 
 

 

Subarea 
Original adoption date(s) 

Last major update/action 
CPA applications 

since 2004 
Synopsis of Subarea Plan Status 

Bel-Red 
1981, 1988              

2009/new Subarea 
3 

 5-yr check in 2014 

Bridle Trails 1981, 1989 1  

Crossroads 
1979, 1988                 

2007/Center Plan 
3 

2007 Center Plan 

Downtown 1979, 2004 - Downtown Livability and Transportation Plan underway 

Eastgate 1979, 1990 1 
The first adopted Subarea Plan; Eastgate Land Use and Transportation Study 
related updates 

Factoria 
1981, 1990                            

 2006/FATS 
8 

Eastgate Land Use and Transportation Study related updates 

Newcastle 
1986           
 

1995/Lakemont LU Studies 
5 

 

Newport Hills 1994 1  

North Bellevue 1983 4  

Northeast Bellevue 1985 0  

Richards Valley 1981, 1990 1 Eastgate Land Use and Transportation Study related updates 

Southeast Bellevue 1985 2 Eastgate Land Use and Transportation Study related updates 

Southwest Bellevue 1983, 1996 7  

Wilburton/NE 8th 
1981, 1991   

2008/Wilburton Corridor 
8 

2008 corridor study addressed commercial areas along 116th and 120th 
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LEGEND

            Current Downtown Boundary 2013

      Properties split by current boundary

SOUTHERN DOWNTOWN BOUNDARY ZONING AS OF 1981

    

FORUM
CONDOS

SURREY
BUILDING10697

MAIN ST

RADIOSHACK
BUILDING

CBD-OB and CBD-MU zoning are put in place and the modern
boundary is adopted.

The RadioShack building is built in 1974. The single-story RadioShack
building, is located on the three lots 13, 14, and 15 of the Maxwellton Braes subdivision 
which make up the forth split property, along Bellevue Way.

The original 1914 plat divided the property into three equal-sized square lots. All three
lots are combined now. The northernmost lot was always on the B1 side of zoning. The
southernmost lot appears to have started out as a residentially-zoned (R-8.5) lot but 
in 1973 was rezoned to offi ce. The pedigree of the middle lot is a bit more suspect. It
appears to have always been zoned business but documentation is lacking. Regardless,
the Downtown boundary stayed true to following the line between the offi ce-zoned and
business-zoned lots, even though by then (1977) it split an existing building.

WiWiWiWWildldldldwowowoododod
PaParkrkrk

MLuce
Typewritten Text
Attachment 4



 



l

. ,fi City Parks
r i'*i Parcels
:i!

ulz
tIl

-F(0
rf'

LUz
rJ.l

r
F
G'
|f)

-Noa|ft+ 

w<y

uJz
J
[L
oz
c!
ro-

ulz
ul

f
F
o)
ro

IJJz
IJJ

-Fo(0

:
'i
NE 24TH STNE 24TH ST NE 24TH ST

NE

I
,
I
t
I
I
t
I
I
Iulz

u.l

oz
6l() ir

It

I
I
t
t
,

GROSSROADS
r+t+
0t
o5
3
o
3
,'+
('|

BEL.RED
?gzuov,,

NE 21ST ST

-a

-----ttt' NE 2OTH ST

CROSSROADS

;ii+
'' i.-l'r t

i' -, t'

'r- 'i
I

l./iD Gerr--r3teci an: 7C/11l2}j3




